
 

CITY OF NEWPORT BEACH 
PLANNING COMMISSION STAFF REPORT 
April 3, 2013  
Agenda Item 2 
 
SUBJECT: Newport North Center Monument Signs Appeal - (PA2012-168) 
 1200 Bison Avenue 
  Modification Permit No. MD2012-016  
  
APPLICANT: Irvine Company – John Murphy 
  
PLANNER: Patrick Alford, Planning Manager 
 (949) 644-3235, palford@ newportbeachca.gov 
 

 
PROJECT SUMMARY  
 
An appeal of the Zoning Administrator's decision to approve a modification permit to allow 
alteration of an existing monument sign, and to allow the addition of a second multi-tenant 
identification monument sign. The existing monument sign would increase in area from 72 
to 81 square feet and increase in height from approximately 8 feet to 9 feet; the new 
monument sign would measure 56 square feet in area and 6 feet 6 inches in height. 
 
RECOMMENDATION  
 
1) Conduct a de novo public hearing; and 
 
2) Adopt Resolution No. ____, denying the appeal, upholding and affirming the 

decision of the Zoning Administrator and approving Modification Permit No. 
MD2012-016  with the attached Findings and Conditions (Attachment No. PC 1). 
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VICINITY MAP 

 
GENERAL PLAN ZONING 

 
 

LOCATION GENERAL PLAN ZONING CURRENT USE 

ON-SITE 
CG - General 
Commercial  

PC 5 North Ford Planned 
Community – Commercial Area  

Commercial Shopping 
Center 

NORTH 
RM - Multi-Unit 
Residential- a 

Planned Community Multi-Unit Residential 

SOUTH 
RS-D - Single-Unit 

Residential - Detached 
PC 24 – Belcourt Planned 

Community District 
Single-unit Residential 

EAST CG- General Commercial 
PC 50 – Bonita Canyon Planned 

Community District 
Commercial Shopping 

Center 

WEST IG- General Industry 
PC 5 North Ford Planned 

Community – Residential Area  
Residential Apartment 

Units 

Subject Property 
Newport North Shopping Ctr 
1200 Bison Avenue. 

Sign 1 Location 
Existing Monument Sign  

Sign 2 Location 
New Monument Sign 

Subject Property 
1200 Bison Avenue. 

Subject Property 
1200 Bison Avenue. 
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INTRODUCTION 
 
Project Setting 
 
The project site is the Newport North Shopping Center, which is located on the north 
side of Bison Avenue and lies between MacArthur Boulevard and Camelback Street. 
The center is occupied by a gasoline service station, restaurants, retail and service 
retail uses. To the south, across Bison Avenue, is the Belcourt Terrace Residential 
Community; to the east, across MacArthur Boulevard, is the Bluffs Shopping Center; to 
the north is the North Newport Apartments Complex; and to the west is a Mini-U-
Storage facility.  
 
Project Description/Action by the Zoning Administrator  
 
On January 24, 2013, the Zoning Administrator approved Modification Permit No 2012-
016, to allow alteration of the existing multi-tenant monument sign to allow an increase 
in area from 72 to 81 square feet and increase in height from 8 feet to approximately 9 
feet; and  a new monument sign was approved to measure 56 square feet and 6 feet 6 
inches tall (Attachment PC 2, Project Plans). The Zoning Administrator staff report and 
minutes of the hearing are attached (Attachments PC 3 and PC 4, respectively). 
 
The Appeal 
 
On February 6, 2013, Council Member Leslie Daigle appealed the decision of the 
Zoning Administrator to the Planning Commission (Attachment PC 5). The appeal 
identified issues related to the authority of the Zoning Administrator to apply the 
provisions of the Zoning Code; the impact of the multi-tenant monument sign 
illumination on the neighboring residential community; the multi-tenant monument sign 
as not permitted by the North Ford Planned Community District (North Ford PC) 
Regulations (Attachment PC 6), and neighborhood compatibility.  While the concerns 
are presented generally, the appeal letter indicates the crux of the concerns is the 
illumination and content of the multi-tenant sign located at the corner of Camelback and 
Bison. 
 
Background  
 
The North Ford PC contains standards for signs that have not changed since they were 
first adopted in 1968.  
 
On March 3, 2004, the Modifications Committee approved Modification Permit No. 2004-
009 to allow a new internally illuminated project identification monument sign for the 
center.  
 
On August 10, 2011, the Zoning Administrator approved Modification Permit No. 2011-
011, to allow a new monument sign as a multi-tenant identification sign. 
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DISCUSSION 
 
Analysis 
 
Zoning Authority 
 
The appellant is challenging the authority of the Zoning Administrator to approve the 
subject signs.  Specifically, the appellant argues that: 
 

 The Zoning Administrator inappropriately used Zoning Code sign standards 
instead of those of the North Ford PC; and 

 

 The proposed illuminated multi-tenant sign is not permitted by the North Ford PC.  
 

Section II, General Note No. 7, of the North Ford PC states, “Except as otherwise noted 
in this ordinance, the requirements of the Newport Beach Zoning Code shall apply.  
Additionally, Subsection 20.52.050.B.3.f of the Zoning Code allows modifications to 
increase the allowed height, number and area of signs.  Finally, Section 20.42.020.E of 
the Zoning Code provides that if a planned community development plan does not 
provide regulations for a particular sign type or situation, the requirements of Chapter 
20.42 (Sign Standards) shall prevail. 
 
It is staff’s interpretation that the sign standards of the Zoning Code can be applied in 
cases where the North Ford PC is silent or to otherwise request deviation from its 
standards. It was under that authority that the actions of the Modifications Committee in 
2004 and the Zoning Administrator in 2011, and 2013, were authorized to approve 
deviations from the sign standards of the North Ford PC to allow the original multi-tenant 
identification sign.  
 
Regarding the argument that the multi-tenant sign is not a sign type authorized by the 
North Ford PC, the PC permits each individual business to have an identification ground 
sign or an identification wall sign. The North Ford PC does not prohibit more than one 
identification ground sign from being incorporated into a single sign. Such consolidation 
is good planning practice that should be encouraged, even if it involves modification of 
the height, number and area of signs. 
 
Sign Illumination 
 
The appellant raised concerns regarding the illumination generated by the proposed 
new sign at the intersection of Bison Avenue and Camelback Street. In reviewing the 
application, the Zoning Administrator took into consideration input from staff 
(Attachment PC 3), written testimony (Attachment PC 7), and public testimony at the 
public hearing related to the impact of illumination on neighboring residential properties 
(Attachment PC 4). In response to those concerns, conditions of approval were included 
limiting the hours of illumination of the new monument sign to between 6 a.m. and 10:00 
p.m., daily. 
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The applicant, in response to the letter of appeal, has provided additional information 
related to the ambient lighting at the intersection of Bison Avenue and Camelback 
Street (Attachment PC 8). The conclusions of the lighting analysis is that the increased 
illumination generated by the new sign will be perceptible immediately in front of the 
sign, but that any increase in illumination will be negligible or imperceptible as the 
distance increases away from the intersection. Staff observed the nighttime lighting at 
the intersection of Bison Avenue and Camelback Street generated by the existing street 
lights and the traffic signals, and concurs with the conclusions of the lighting engineer. 
 
Compatibility 
 
The appellant also raised a concern that the addition of the new monument sign at the 
intersection of Bison Avenue and Camelback Street is not compatible with the 
surrounding area. Bison Avenue is designated as a Primary Road (Four Lane Divided) 
in the Circulation Element of the General Plan.  Bison Road is heavily traveled by 
motorists to access the SR-73 Toll Road.  Staff is of the opinion that the addition of 
freestanding signs at the subject property, and in particular at the corners of the subject 
property is consistent with signage typically provided for any shopping center in such a 
setting. The fact that the proposed monument sign includes the names of individual 
tenants does not affect compatibility with the surrounding area since it remains a 
monument sign. However, the issue raised and addressed with regard to the 
illumination is directly related to compatibility, and conditioned to alleviate that impact.  
 
Conclusion 
 
For the reasons above, staff recommends that the Planning Commission determine that 
the Zoning Administrator was within the authority as specified by the North Ford PC, the 
Sign Code and the Modification Permit authority. That the two monument signs as 
proposed, provide adequate tenant identification and visibility, that the conditions of 
approval have adequately addressed the illumination concerns of the residential 
neighbors, and that the signs are compatible with the surrounding area. 
 
Alternatives 
 
As the review authority, the Planning Commission may also: 
 

1. Affirm, in part, the action of the Zoning Administrator by modifying or adopting 
additional conditions of approval; or 
 

2. Revise the action of the Zoning Administrator and deny the Modification Permit (a 
draft resolution for this action is provided as Attachment PC 9). 
 

Environmental Review 
 
The project qualifies for Class 11 (Accessory Structures) categorical exemption, Section 
15311 of the California Environmental Quality Act. This class exempts construction, or 
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placement of minor structures accessory to (appurtenant to) existing commercial, 
industrial, or institutional facilities, including but not limited to on-premise signs. 
 
Public Notice 
 
Notice of this hearing was published in the Daily Pilot, mailed to property owners within 
300 feet (excluding intervening rights-of-way and waterways) of the property and posted 
at the site a minimum of 10 days in advance of this hearing consistent with the 
Municipal Code. Additionally, the item appeared upon the agenda for this meeting, 
which was posted at City Hall and on the City website. 
 
 
 
Prepared by: Submitted 

by: 
 

 

 

 

 

  
ATTACHMENTS 

 
PC 1 Draft Resolution of Approval with Findings and Conditions 
PC 2 Project Plans 
PC 3 Jan. 24, 2013, Zoning Administrator Staff Report 
PC 4 Excerpt of Jan. 24, 2013, Zoning Administrator Minutes 
PC 5 Letter of Appeal 
PC 6 Excerpt of North Ford PC Regulations 
PC 7 Photos/Correspondence Received 
PC 8 Applicant’s Letter in Response to the Appeal 
PC 9 Draft Resolution of Denial with Findings 
 



 
 
 
 
 
 
 
 
 

 
 
 
 
 

 
 
 
 
 
 
 

Attachment No. PC 1 
Draft Resolution of Approval with  
Findings and Conditions 



 

 

RESOLUTION NO. 2013- DRAFT 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF NEWPORT BEACH DENYING AN APPEAL AND  
UPHOLDING AND AFFIRMING THE DECISION OF THE ZONING 
ADMINISTRATOR AND APPROVING MODIFICATION PERMIT 
NO. MD2012-016 FOR THE NEWPORT NORTH SHOPPING 
CENTER LOCATED AT 1200 BISON AVENUE (PA2012-168) 
 

THE PLANNING COMMISSION OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS 
FOLLOWS: 
 
SECTION 1. STATEMENT OF FACTS. 

 
1. An application was filed by John Murphy on behalf of the Irvine Company, property 

owner, with respect to property located at 1200 Bison Avenue legally described as Lot 6, 
Tract 12309, requesting approval of a Modification Permit. 

 
2. The subject property is located within the PC-5 Zoning District (North Ford Planned 

Community, General Commercial Area 3) and the General Plan Land Use Element 
category is CG (General Commercial). 

 
3. The applicant requests a Modification Permit to allow reconstruction of the existing and 

construction of a new second freestanding multi-tenant monument sign to identify on-
site retail tenants and the project, where the North Ford Planned Community District 
Regulations restrict the property to a freestanding signs for project identification only. 
Additionally, the freestanding signs will exceed the maximum height of four (4) feet 
specified by the Planned Community District Regulations for monument signs, and 
more than the 20 percent increase that can be authorized by a comprehensive sign 
program. 

 
4. A public hearing was held on January 24, 2013, by the Zoning Administrator in the City 

Hall Council Chambers, 3300 Newport Boulevard, Newport Beach, California. A notice of 
time, place and purpose of the meeting was given in accordance with the Newport 
Beach Municipal Code. Evidence, both written and oral, was presented to, and 
considered by, the Zoning Administrator at this meeting. The Zoning Administrator was 
conditionally approved the application, with the findings and conditions as stated in 
Resolution No. ZA2013-005. 
 

5. On February 6, 2013, an application was received, appealing the decision of the Zoning 
Administrator that approved Modification Permit No. 2012-016. The appellant raised 
issues related to sign type, sign illumination, and compatibility with the surrounding area. 
 

6. A public hearing was held on April 3, 2013, by the Planning Commission in the City Hall 
Council Chambers, 3300 Newport Boulevard, Newport Beach, California. A notice of 
time, place and purpose of the meeting was given in accordance with the Newport 
Beach Municipal Code. Evidence, both written and oral, was presented to, and 
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considered by, the Planning Commission at this meeting. The application was 
conditionally approved. 

 
SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION. 
 
1. The project has been reviewed, and qualifies for a Class 11 (Accessory Structures) 

categorical exemption pursuant to Title 14 of the California Code of Regulations (Section 
15311, Article 19 of Chapter 3, Guidelines for Implementation of the California 
Environmental Quality Act).  
 

2. Class 11 exempts construction, or placement of minor structures accessory to 
(appurtenant to) existing commercial, industrial, or institutional facilities, including but not 
limited to on-premise signs. 

 
SECTION 3. REQUIRED FINDINGS. 
 
Modification Permit to allow the construction of two freestanding signs to exceed the 
permitted height and to allow the new signs to identify individual tenants (multi-tenant 
monument signs), where the North Ford Planned Community District Regulations limit the 
monument signs to 4 feet tall and project identification only.  
 
In accordance with Section 20.52.050.E (Findings and decision) of the Newport Beach 
Municipal Code, the following findings and facts in support of the findings for a Modification 
Permit are set forth: 
 
Finding 
 
A. The requested modification will be compatible with existing development in the 

neighborhood. 
 
Facts in Support of Finding 
 
1. The subject property is located in the PC-5 (North Ford Planned Community, Area 3) 

District and is designated CG (General Commercial) by the Land Use Element of the 
General Plan. This district is intended to provide for a wide variety of commercial 
activities oriented to primarily serve citywide and regional needs. The existing 
commercial development and proposed signage is consistent with this land use 
designation. The application of the Zoning Code provisions for signs in place of the North 
Ford Planned Community District Regulations is appropriate since the commercial 
shopping center is comparable to other such commercial centers located citywide. The 
proposed signage is accessory to the primary use. 

 
2. The freestanding signs, as proposed, are in scale with the property street frontages in 

that the maximum permissible size for each sign does not exceed 150 square feet. 
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3. The changes to the existing monument sign and the proposed new monument sign are 
consistent and comparable with other commercial properties located citywide which 
have not been deemed incompatible with the surrounding neighborhood.  

 
Finding 
 
B. The granting of the modification is necessary due to the unique physical characteristic(s) 

of the property and/or structure, and/or characteristics of the use. 
 
Facts in Support of Finding 

 
1. The perpendicular orientation of the westerly building to Bison Avenue obstructs the 

visibility of the tenant wall signs on all buildings that generally face the interior parking lot.  
 

2. The freestanding signs as proposed will provide enhanced visibility for vehicular traffic 
traveling eastbound on Bison Avenue for project identification and individual tenants that 
range in distance from the street right-of-way of between 35 and 100 feet. This is 
important for visibility to eastbound Bison Avenue traffic as they approach Camelback 
Street, which is the last opportunity to access the shopping center, since U-Turns are 
prohibited to eastbound traffic at the intersection of Bison Avenue and MacArthur 
Boulevard. 

 
3. The proposed increased height of the freestanding signs is necessary due to the overall 

size of the commercial project, placement of the buildings on the site, and the speed of 
traffic on Bison Avenue and MacArthur Boulevard. Additionally, several tenants are 
located interior to the property with limited or obstructed sign visibility from the roadways. 
 

4. The change to the existing monument sign will increase in area to 81 square feet and 
increase in height to 9 feet; and the new monument sign will be 56 square feet and 6 feet 
6 inches tall, will provide adequate sign area to provide tenant identification that will be 
readily visible from the adjacent roadways.  
 

 
Finding 
 
C. The granting of the modification is necessary due to practical difficulties associated with 

the property and that the strict application of the Zoning Code results in physical 
hardships that are inconsistent with the purpose and intent of the Zoning Code. 

 
Facts in Support of Finding 
 
1. The property is developed with four buildings with tenant identification wall signs, some of 

which are not directly visible from the roadways and which will be supplemented by the 
visibility of the monument signs.  
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2. The modification permit will allow freestanding signs that are in scale with the buildings 
and that provide enhanced visibility from MacArthur Boulevard and Bison Avenue 
frontages to the greatest extent possible. 

 
Finding 
 
D. There are no alternatives to the modification permit that could provide similar benefits to 

the applicant with less potential detriment to surrounding owners and occupants, the 
neighborhood, or to the general public. 
 

 
Facts in Support of Finding 
 
1. The granting of a modification permit to allow the increased height of the freestanding 

signs, will also allow identification of multiple tenants with enhanced visibility from 
MacArthur Boulevard and Bison Avenue. The modification to allow the increased height 
of the second multi-tenant identification sign will provide visibility to vehicular traffic 
traveling eastbound on Bison Avenue and allow for direction to the Camelback Street 
entrance to the shopping center. The visibility provided by the increased height is 
important since vehicular traffic cannot make a U-Turn at MacArthur Boulevard. Similar 
provision could not be granted within the parameters of the North Ford Planned 
Community District Regulations or the Zoning Code that could enhance visibility to 
remedy the restricted traffic movements in and around the site or on the adjacent 
roadways. 

 
Finding 
 
E. The granting of the modification would not be detrimental to public health, safety, or 

welfare, to the occupants of the property, nearby properties, the neighborhood, or the 
City, or result in a change in density or intensity that would be inconsistent with the 
provisions of this Zoning Code. 

 
Facts in Support of Finding 
 
1. The proposed freestanding signs are consistent with the multi-tenant signage of the 

commercial projects within North Ford Planned Community and elsewhere in the City 
and for those reasons will not be detrimental to public health, safety, or welfare to the 
occupants of the property, nearby properties, the neighborhood, or the City. 

 
2. The monument signs as recommended will not interfere with sight distance for vehicles 

entering or exiting the property from the driveways on Bison Avenue or Camelback 
Street. 
 

3. The signage is for commercial uses in a commercial district and is not in or adjacent to a 
residential district. 
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4. No foreseeable detriment will result from the approval of the modification permit as 
conditioned to limit the height and number of multi-tenant monument signs (two only, 
multi-tenant project signs), with identification of no more than three tenants per sign as 
recommended by staff; one at the MacArthur Boulevard Frontage and one at the 
intersection of Bison Avenue and Camelback Street. 
 

5. The requirement that illumination of the monument sign located at the intersection of 
Bison Avenue and Camelback Street be controlled by a timer and turned off between 
the hours of 10:00 p.m. and 6:00 a.m. is appropriate and necessary to alleviate 
potential detrimental effect on residential neighbors. 

 
SECTION 4. DECISION. 
 
NOW, THEREFORE, BE IT RESOLVED: 
 
1. The Planning Commission of the City of Newport Beach hereby denies the appeal and 

upholds and affirms the decision of the Zoning Administrator and approves Modification 
Permit No. MD2012-016, subject to the conditions set forth in Exhibit A which are 
attached hereto and incorporated by reference. 

 
2. Modification Permit applications do not become effective until 14 days following the date 

of action. Prior to the effective date, the applicant or any interested party may appeal the 
decision of the Planning Commission to the City Council by submitting a written appeal 
application to the City Clerk. For additional information on filing an appeal, contact the 
Planning Division at 949-644-3200. 

 
PASSED, APPROVED AND ADOPTED THIS 3rd DAY OF APRIL, 2013. 
 
AYES:   
 
NOES:  
 
ABSTAIN:  
 
ABSENT:  
 
 
 
BY:_________________________ 
 Michael Toerge, Chairman 
 
 
BY:_________________________ 
 Fred Ameri, Secretary 
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EXHIBIT “A” 
 

CONDITIONS OF APPROVAL 
 
 

1. The development shall be in substantial conformance with the approved site plan, 
details, and elevations, except as noted in the following conditions and Exhibit “B.” 
 

2. All signs shall be maintained in accordance with Section 20.42.170 (Maintenance 
Requirements) of the Newport Beach Municipal Code. Temporary and exempt signs 
not specifically addressed in this Modification Permit shall be regulated by the 
provisions of Chapter 20.42 of the Newport Beach Municipal Code. 
 

3. Locations of the signs are limited to the designated areas and shall comply with the 
limitations specified herein and any applicable sight distance provisions of Chapter 
20.42 of the Newport Beach Municipal Code or required by the Public Works 
Department (City Standard 110-L, using S=525 feet for MacArthur Boulevard). 
Additionally, the applicant shall provide Sight Distance Exhibits for review and 
approval by the Public Works Department prior to issuance of building permits, if 
applicable. 
 

4. Prior to issuance of building permits for either monument sign, a survey shall be 
performed to accurately depict the location of the monument signs in relation to the 
property line and a copy shall be attached to and incorporated into the construction 
plans.  
 

5. In the case of the monument sign located at the intersection of Bison Avenue and 
Camelback Street, the plans submitted for building permits shall depict and call out all 
traffic signal equipment located within close proximity to the proposed sign. The As-
Built Traffic Signal Plan included with the Staff Report Attachment ZA 4, shall also be 
included in the construction plans. 
 

6. The plans submitted for building permits shall show the location of existing Southern 
California Edison (SCE) Easement.  
 

7. Prior to issuance of building permits, the applicant shall submit to the Planning 
Department an additional copy of the approved architectural plans for inclusion in the 
Planning Division file. The plans shall be identical to those approved by all City 
departments for building permit issuance. The approved copy shall include 
architectural sheets only and shall be reduced in size to 11 inches by 17 inches. The 
plans shall accurately depict the elements approved by this approval and shall 
highlight the approved elements such that they are readily discernible from other 
elements of the plans. 
 

8. A building permit shall be obtained prior to commencement of the construction and/or 
installation of the signs, and in accordance with the applicable Building Codes. 
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9. A copy of the resolution, including conditions of approval Exhibit “A,” and Exhibit “B” 

shall be incorporated into the Building Department and field sets of plans prior to 
issuance of the building permits for the freestanding signs, to identify this approval as 
the authority for location, size and placement. 
 

10. This approval shall expire and become void unless exercised within 24 months from 
the actual date of review authority approval, except where an extension of time is 
approved in compliance with the provisions of Title 20 Planning and Zoning, of the 
Newport Beach Municipal Code. 

 

11. To the fullest extent permitted by law, applicant shall indemnify, defend and hold 
harmless City, its City Council, its boards and commissions, officials, officers, employees, 
and agents from and against any and all claims, demands, obligations, damages, 
actions, causes of action, suits, losses, judgments, fines, penalties, liabilities, costs and 
expenses (including without limitation, attorney’s fees, disbursements and court costs) of 
every kind and nature whatsoever which may arise from or in any manner relate (directly 
or indirectly) to City’s approval of the Newport North Center Sign Modification Permit 
including, but not limited to Modification Permit No. MD2012-016 (PA2012-168) and 
the determination that the project is exempt under the requirements of the California 
Environmental Quality Act. This indemnification shall include, but not be limited to, 
damages awarded against the City, if any, costs of suit, attorneys' fees, and other 
expenses incurred in connection with such claim, action, causes of action, suit or 
proceeding whether incurred by applicant, City, and/or the parties initiating or bringing 
such proceeding.  The applicant shall indemnify the City for all of City's costs, attorneys' 
fees, and damages which City incurs in enforcing the indemnification provisions set forth 
in this condition. The applicant shall pay to the City upon demand any amount owed to 
the City pursuant to the indemnification requirements prescribed in this condition. 

 
12. The lighting source for the monument sign located at the intersection of Bison Avenue 

and Camelback Street shall be controlled by a timer to automatically cease operation 
between the hours of 10:00 p.m. and 6:00 a.m., daily. 
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EXHIBIT “B” 
 

SIGN MATRIX 
 

Frontages: 
 
Sign 1.1, MacArthur Boulevard Frontage 
 
Sign 1A.1, Bison Avenue Frontage  

 
Type of Sign & 
Location 

Other Requirements   

Monument Sign 1.1 
Multi-Panel and Project 

Identification Sign, 
MacArthur Blvd 

 

 Max Height: 8 feet 11 inches, average height 

 Max Length: 14 feet. in overall length 

 Max Sign Area: 95 sq. ft. 

 Max Vertical Dimension: Logo or Letter: 36 in; 6-in minimum letter height. 

 Location: Shall be verified by a survey of the existing sign and any change shall 
be verified to maintain the existing distance from edge of the trail pavement 
which is approximately 8 feet.  

 Shall not identify more than three (3) retail tenants per side. 
 

Monument Sign 1A.1 
Multi-Panel and Project 

Identification Sign,  
Bison Avenue 

 

 Max Height: 6 feet 6 inches, average height 

 Max Length: 9 feet 5 inches, overall length  

 Max Sign Area: 44 sq. ft. 

 Max Vertical Dimension, Logo or Letter: 36 in; 6-in minimum letter height. 

 Location: Minimum of 8 feet from property line, unless otherwise required to be 
greater by the Public Works Department. 

 Shall not identify more than three (3) retail tenants. 

 The lighting source shall be controlled by a timer to automatically cease 
operation between the hours of 10:00 p.m. and 6:00 a.m., daily. 

 

NOTES/REQUIREMENTS: 
a) Requirements for all signs per Municipal Code Chapter 20.42, freestanding signs per Section 

20.42.080 C, except as provided in this sign matrix.  
b) Sign area is the area measured by two perpendicular sets of parallel lines that surround the 

proposed logo and sign copy. All signs shall substantially conform to the approved attached 
sign matrix. 

c) Pursuant to Section 20.42.120.F of the Zoning Code, the Community Development Director 
may approve minor revisions to this approval if the intent of the original approval is not affected.  

 



  

Attachment No. PC 2 
Project Plans 



D 
Davie. As.ocla •• , 

I Newport North Center 

Signage and Graphics Program 

Newport Beach, California 
Project Number 11003 

Des ign Development 
11.27.12 

r··[","O",,1<",.' G " O ~I " 
0", .. A".<I .... , ' n< . 
q<,. 0 " ' 00 w., I '" """ ,g. In, C I RET 
' " '' ' ' " " "." 'O m ." ",VINE OMPANY AIL ::~ :::;:::::; ,,_, ... PROPERTIES 

"'''''.6' '; ''' '.<0", 

31



O
A

18 H
n

H
JHV

JVW
 

H++#+h 
c ~ 

0:: 
c 

c 
,~
 

Q
 

~IIIII~III~ 
V

) 
'';: 

-
~
 

,~
 
~ 

'" .... 
• 

---' 
~ 

OIIIII~IIII~ 
I t 

r-'"
 

r
--, 

1 
1

0
1 

1 
1 

1 
I 

1 
I 

1 
1 

1 
L

_
...J

 
L

_
.J

 

lll
H

JS lJV
8
ll

W
V

J 

32



.~ 

VIEW LOOKING WEST ON BISON VIEW LOOKING WEST ON BISON 

VIEW OF CORNER OF BISON & CAMELSACK VIEW LOOKING NORTH FROM BISON 

EXISTING CONDITIONS AT CORNER OF BISON & CAMELBACK 
SCALE: N.T.S. 

Davies Assodates 

D I En 'l ,o n m. n ' ~ ' G., . "'" -- r::.::;.:..:,~"'~~ I Newport North Center I Signago and Graphits Pr_~gram j lrvine Company I a •• ign O .... Io.m."' 1117. U KK I Existing I G2 
D .. ,,, A"""''''. 10< . ... ...... ,_ ... ~-.."' O.<., . . Newport Bu ch. Cahlorooa Retai l Properties .. 
~~ :t: ~~~' . " 'II ' , .. _ ....... _~"" ' ........ , Signage & GraphiCS Proio" No. 111)03 ConditIOns 
Bt .. " I, Hill" C A '0110 ',~;::: ... "': ~~.::'~_"::; 
tt l 110. a47 .'5H t:> .... .. _ _ ,,, ._ 

... }lO_'''_~ 5 90 ~",. """,._ ",_ ~ 

'",w, d., i" I •. <." M _ _ u.. ... . '_'"' 

33



D 

VIEW OFCOR NER FROM CAMElBACK 

VIEW LOOKING SOUTHEAST FROM CAMelBACK 

EXISTING CONDITIONS AT CORNER OF BISON & CAMELBACK 
SCALE: N.T.S. 

D.vi. , As,od ... , 
En, I",m.,'" C"phi« 

D" r., ""0<1 .... _ 1,,<. 
H24 D.yto n w., 
$" ;" 211 
8".,1, Hill, . C~ QOllO 

tt l 110 . 241 . q~" 

I .. )lO .H' . Q5QO 
."""d., I«I'.<om 

J ...................... '_ "" ... .. .... _, ........ ... 
... .... ,-.... ... _ .. 0..., 
... """", ... _ .. ""' ",. .. -
r .. _ ...... ~ _",_ 

' '''' .... "" 10 "' ......... '--I 

"""' .,-~ ~-.. .,.'''''''' ''' ... .. -- ~ 
M .... ~ .. n.. ..... _, ... 

Newport North Center 
Signage & Graphics 

VIEW LOOKING SOUTH FROM CAMElBACK 

VIEW LOOKING NORTHWEST FROM BISON 

Sign.~e .nd G" phi<. Pr~g,am 
Newpo" Beath. C, lilorni. 
P(ojett No. 11003 

Irvine Company 
Retail Properties 

-

o''''\I" O''''.'''pm'nI IUJ.12 KK Existing 
Conditions 

,~ 

G3 

34



D 

eC 
~C 

14'.{)" 

':. , ~.; 

" ~ . , " 

ELEVATION" SIGN TYPE I • SIGN NO, 1.1 · 95 SQ FT, SIGN PANEL AREA • PROPOSED PROJECTITENANTI.D, MONUMENT SIGN ON MaCARTHUR 
SCAlf: 1{r . ,'oV 

.,.,,1 .. Aa ...... 

[i] 
m 
m 
[i] 

[lJ 
[lJ 

NOTES .... ," ... ....-.. 
.11\' THC FABRICATED IIWM1NUM WwtTll ~AItfT fiNISH 

.1Z5"THC ollllM'_ SIGN CASINO wtTlI ~AlNT FINISH 

lHTtJUu.t.l.y illUMINATED .. ntK _n TAANSWCENl PlJSN TNIIU 
IU:AllIClETlERS 

NEW I'OURm IN I'lACf COttCI1£ff BASE wtTlI RN1SIVTUTUfIE .lNO 
COlOR T1l ""'TCII OO:rnt;G SIGN. 

IrCONTIH\.IO\I$ IolOWSTIIIP 

e- HIGH:t 1fT Till. f'LtoT CUT ollUfoj IHIJM ADORf.SS CO'Y WlTM 
PAINT flHlSM TO MATCII IolETAL SIGH CABINET. COf'\' TO BE 'IN 
MOUNTED WITH BlJNO ANCHOR STVDS WITH JIll' STANDOFf 
SPACERS. 

1'..£1' 

~ 

21 SI.' VIEW 
I SCAt£: Irr ."'..,. 

I E .. h .... u' . 1 ~'o p~lO. 1 :...-::-t:.::. -- 1 Newport North Center 1 s;,n~ •• nd SliphiCi Progr .. , I Irvine Company 100 ..... .,...-- 11.2J.12 0: 1 Sign liypa 1 I ProjIcVT'I\I~l IDMont.Ol\ltll I G4 
0 .. 1*. A ... <lo, ... I~< . .. - - N~rt B .. t h Cllilamil R 'I P , 
~~i,: ~~ ~I" Wo, :'::"7":"7:':::: Signage & Graphics ProjulND, 110cis eta. ropertJes Sign No. 1.1 
..... 11 Mill • • CA .0110 ::"":' .. ""!:,:"' .. ~o,:::: 
1.1 JlG.HI.un a .. .. __ "_ 
I •• JlG .HI.'5,g .......... _ .. _~ 

.. .. '"',~ .. I .. I • . <.'" ___ .......... 

35



r- . ...,., 
~""1 . .. ~\ 
ill ~ ,; 
~ 

SIGN TYPE 1 • SIGN NO. 1.1 • EXISTING COND ITION 
SCALE: N.T.S. 

Dayles Associates 
Envl,on."oot. 1 G" On l" 

0 ..... "".,1., .. , j",. 
~'24 0.,'00 W" 
Sul lO 217 
8 ... <ly Hn h , CA oo>t" 

,<I ) T " . 2".~572 

f .. ))0.l07 . '590 
"""",d •• i., I,, oe m 

T,., ...... ...... .., ... _ ....... .. ---,~-« ... ... ... _ ... -.."D<w., 
.,"" ................ .. "" ........ ' "'- ..... ... ..... ~.-.... ,..., « .... ~ " ...... , .. """'" a ... ... _ ...;.c" .. ,,_ 
"'''''''''''-''-- ~ ~ •• ~_c- .. """"'- .... 

Newport North Center 
Signage & Graphics 

Signaga and Graphic. Program 
Newport Beach. Ca li fornia 
Prcject Nc. 11003 

Irvine Company 
Retail Properties 

0 .. ;9" O.",,~pm.m 11.27,12 KK Sign Type 1 
Sign No. 1.1 
Existing 
Condition 

ProjecVTenanl ro Monument 

~ 

65 

36



) 

~ 
~ 
~ 

'" ~ 
"' '" u 
<! 

~ 
~ 

:2 
<! 
u 

~ 'Li_i-~ L_--' ....... ?: . __ _ -

~ 

BISON STREET 

e- -------c=~-------
(I ~~ n 

11 PARTIALSIWSlGN I nCATION ,IAN AT BISON' CAMELBACK· SIGN TW" . SIGN NO. IA.I 

I\ll.l1 IOl 

D 

SCAtE: l" • .a' 

D_vl •• As •• d.'.· 
(n, l.on", •• ul C .. phiU 

Da. l ........ ,)01'" In< . 
~H ' 0 .. ," . '1'0, 
S"I« lIT a ... .I' ~ ;lI> , til. . 0 , 10 

tt l )lO . l .. . · ~71 
t .. ' I O , l" ' · ~U 
..... ... ",,' •• 10.' . ... 

,"'_ ........ -­_ .. --, .. -.. ... .... .... ,_ .. _~Do< .. ..._ ... - ... , ......... 
,~ - ..... -~-
1 ... ...... . .. - ..... -

1 ,......,--".­.. .. ,~""' .- .. -- ... --"....._-, .... 

Newport North Center 
Signage & Graphics 

Si<jnll~' Inci Gr.pIIi~' p,og"m 
N'\N~8uch. Calj!omil 
Proj, cl No. 11003 

Irv'ne Company 
Re[ail Properties 

O">9"o.-olo~"" 
Partial Site 
Plan/Line 01 
Sight Plan 
Sign No. lA.l 

>C \ ~ 

.-,.,-. ..... 

EB 

G6 

37



<:;> 
o 

D 

Y' 
25'-0' 

- - --
~ 

START OF 1,1 
SLOPE DOWN TO I 
RETAINING WALL 

TRAFFIC 
SIG NAL 
CONTROL BOX 

CATVBOX ---

--- -- - -- -

PARTIAL SITE/SIGN LOCATION PLAN AT BISON & CAMelBACK - SIGN TYPE 1 - SIGN NO. 1A.1 
SCALE: 1".10'4 

Davi • • A ... clat • • 

ONE STORY 
COMMERClAlj 
RETAil BUILDING 

....n 
CI J lC) ) 

----
• 

I f MI'O· ,,;-··-;-;'-';;;·-"-'--r ::~-::.-:-...:-: I Newport North Center I Signl g •• na Graphics p' ."9I lm [ IN "n e Company I Ot_~... 11 .71.11 KJ; I Partial Site/Sig~ r PfOj'C t/TIOIIAt 10 Monumoo! I G 7 
D •• I •• A ... " ..... In' . ... __ .. _«1)0.., . . NeWllon Buch. Cal,lo"... Re-a il Properties . 
; : ~,: ~:~'U w., ._ ... _ ....... _ Signage & Graphics ProjeelNo.l l003· Location Plan 
B • • , ,,. HI li • • CA WI O ~ ... -=.:::.:",.::.:-;:.: Sign No. lA.1 
", )10 . 1<1 , '571 CI ... .. _~._ 
f .. )10 . 1 <1 9 S90 " .. ,,..,.,, ...... 0, __ 

""",d" " ,I'.,Om ... ""'_ "_,.""_ ... 

~"""'" 

38



D 

9'·45/8' 

II 9<· II 

ELEVATION - SIGN TYPE IA- SIGN NO. lA.1 ·44 SQ. FT. SIGN PANEL AREA • PROPOSED PROJECTfTENANT 1.0. MONUMENT SIGN AT CORNER OF BISON & CAMELBACK 
SCALE: 1fT . 1'4 

D • ..,I •• Auocl •• o. 
(o.I •• ~ .... "u' t.aD"'" 
0 .. , .. ...... . Iu ... , ••. 
"I" O.y.u w., 
5~" . 117 
B ... d, HIli •• C '" '0210 

", )'O,f41.HH 
I • • ) ' O . I " 7 . '~'O 

......... . I .. I • . «m 

..... __ .. _­_ .. _01_-... __ .. _ ...... _. . .-.... _ ...... -.. -- ....... _.-
, ...... ............... 0-.0, " ...... __ .-
..... ,-- .. -~ - -"-"'._ ..... 

Newport North Center 
Signage & Graphics 

Signage and Graphics PIIIg"m 
N~on Buch. C'~.OI'ni. 
Proi.e, No. 11003 

Irvine Company 
Retail Properties 

00 .... 0...10_ 11.11. 11 KK Sign Type IA 
Sign No. IA.1 
Proposed 

[!] 

III 
III 
[II 

IT] 
IT] 

NOTES 00(."~00<''''' 

.125' THK f",BRIC",TED ..... UMINl,IM CAP WITH '-'lNT flNI$M 

,I~' THK IJ.UMINUM SIGN CABINETWITN '-'lNT ANISH 

INTfIVlIJ.U UUMINATED I' TNK WlllTE TAAHSlUCENT I'IJSH THIIU 

""'"' ""'" 
NEW P'QUA{D IN P'I.AC( CONCII£TE 8.t.S£ 'MTH RHISWTEXTlJRE AHI) 

COlOfi to MATCH EllSllNG SIGN. 

I:rCONTlNUQUS MOW URI!' 

.. HIGH)( 1fT TltK. FlAT CUT IJ.UMltltJM.I.IlORESS COf"/ WITH 
'-'lNT n~SH 10 MA.TCII METAl SIGN WI/lET. COPllO If PIN 
MOUNTtlI WlTll lUND MCIIOR sruos WITH .1;11" STANOOFf 
SP",CERS. 

,.q 

21 SIDE VIEW 
I SCAlE: lIT . 1'4' 

Proj •• IIT . ... nllO Mon ......... , 68 

39



D 

IJr 
: 

I I ... , ~~~~~~I ~ I ~_~ __ ,~ . ... ~~, . -... 

SIGN TYPE lA - SIGN NO. IA. 1 - PROPOSED SIGN ORIENTATION AT CORNER OF BISON & CAMELBACK 
SCALE, 1/4". 1'-0" 

Davie. Assoclatos 

"'.~,.,. 
~ ~"'I,o~ 

~~­
~~1l; 

EXISTING CQNCAffE V GUTIEA ~ 

EXISTING ONE·STOAY 
CQMMERCIAl../RETAIl 

BUILDING 

EXISTING RETAINING 
WAll AT BorrOM OF 
GRAD, 

10'~' 

I En, I,onm •• ta i G, .o nl" I :.:.:: ...... -:-..:,-::.:.:::: I Ne-wp;rt N~rthC-;~t;~--rsi~o-a~O--;;;-d-G raPh i-;;prOg,~';- T Irvine Co~pa~-v -------l -o."ynD ••• "'pm.'" 11.21.12 KK Sign Type 1A l',ojec1!TenamIO Monument G9 
0.,1., 1. ".< 10 ">, In" ... ..... _ ..... __ .. ~, . • NcwponBeach,Cahforn l8 Retail Properties _ 
~: ,',: ~~;t . " w., .. "'_,."' ..... "" .. ..,""_ Signage & Graphics Proi"cINo.ll OO3 Sign No. lA.1 
S . ,. " , Hi l l •• CA 90210 ::;:::"""''''.:::= .. ;,..:= Proposed Sign 
«' ~ \ O , H'.H72 CIoo ... _ ~"""" . ..... ... 
I " J l o, "l,.s~o """ ., ••• "."""' .. __ _ Orientation 
"' w"' . d . ...... . "m "' • ..,_ ....... "" ...... "'-

"<) .... ..-.. 

40



~. 

~ 

VIEW LOOKING NORTH FROM BISON 

PHOTOSIM· SIGN TYPE lA· SIGN NO. IA.1 ·1CORNER OF BISON & CAMELBACK) 
SCALE: N.T.S. 

Davies Associates 

~~. 

'Ul 
[ Env ;.onm<nU I G,"oni" 1 :::.:~:.:,~2--:: I Newport North Center I $ignage and Graphics Program I I ~ne Company 11l· ·j~~D~~~';;~~-~";: 11.27.12 KK I Sign Type lA.1 I ProiecVTenamJO Monument I G 10 

0,,1 .. A ... c l . .. , . I " c . .... .... _""_ .. ~... . • Newporl Be l ch. C.I<fornl . Retai l Properties • 
~ ~~,: ~~ ; 'O" w., .,_ ...... _ ... "" ... _ Signage & Graphics ProjecINo. ll003 Photoslm 
e" .. ,. HIli,. CA 9021 0 ~:.;':::"",,"'.:::: ,:;*.:,,:= 
t<' 1l0.2".9S72 0 ... .. ___ .. . _ 
fox )la . 241 . • s . a ..... ,_, _ .. _~ 

" ....... d .. '." • . com .. "'<_.....,.,_ ... 

41



 

Attachment No. PC 3 
Jan. 24, 2013, Zoning Administrator Staff 
Report 
 



 

COMMUNITY DEVELOPMENT DEPARTMENT 
PLANNING DIVISION 

3300 Newport Boulevard, Building C, Newport Beach, CA 92663 

(949) 644-3200   Fax: (949) 644-3229 

www.newportbeachca.gov 
 

 
CITY OF NEWPORT BEACH 
ZONING ADMINISTRATOR STAFF REPORT  
January 24, 2013 
Agenda Item No. 2 
 
SUBJECT: Newport North Center Monument Signs (PA2012-168) 
 1200 Bison Avenue 
  Modification Permit No. MD2012-016 
  
APPLICANT: Irvine Company – John Murphy 
  
PLANNER: Javier S Garcia, AICP, Senior Planner 
 (949) 644-3206, jgarcia@newportbeachca.gov 
 

 
ZONING DISTRICT/GENERAL PLAN  
 
Zoning Code – PC-5, Area 3 Commercial (North Ford Planned Community) 
General Plan – CG (General Commercial) 
 
PROJECT SUMMARY   
 
A Modification Permit to alter an existing monument sign fronting on MacArthur Boulevard, 
converting it to a multi-tenant sign; and to allow the addition of a second multi-tenant 
monument sign at the intersection of Bison Avenue and Camelback Street (northeast 
corner of the property). The existing monument sign will increase in area from 72 to 81 
square feet and increase in height from approximately 8 feet to 9 feet; and the new 
monument sign will be 56 square feet and 6 feet 6 inches tall. 
 
RECOMMENDATION  
 
1) Conduct a public hearing; and 
 
2) Adopt Draft Zoning Administrator Resolution No. ZA2012-____ approving 

Modification Permit No. MD2012-016 (Attachment No. ZA 1). 
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DISCUSSION 
 

 The property is located in the PC-5 (North Ford Planned Community) District. Newport 
North Shopping Center is currently occupied by a mix of commercial uses. Land 
uses include retail storefronts and a gasoline station. 

 

 The property is subject to both pedestrian and vehicular traffic, which prompts the 
need for adequate visible signage to identify the on-site tenants and direct the public 
to safely arrive at the shopping center. 

 

 The configuration of the site, limits vehicular access to westbound traffic on Bison 
Avenue and to northbound traffic on Camelback Street, and the mix of uses create a 
need for the modification permit to allow an additional monument sign at the corner of 
Bison Avenue and Camelback Street. This is important for visibility to eastbound traffic 
as they approach Camelback Street, which is the last opportunity to access the 
shopping center, since U-Turns are prohibited to eastbound traffic at the intersection of 
Bison Avenue and MacArthur Boulevard.  

 

 The North Ford Planned Community Regulations limit identification monument signs 
up to 4-feet-tall and 150 square feet maximum sign area when located within 20 feet 
of the property line. This regulation does not provide for tenant identification or 
adequate sign visibility. Sign visibility to identify the site is particularly ineffective for 
vehicular traffic traveling eastbound on Bison Avenue to facilitate access to the 
shopping center due to the two limited access points available. Additionally, the 
visibility of wall signs on the building to identify individual tenants within the shopping 
center is also limited by the distance of the buildings from the roadways. Therefore, 
the two monument signs will alleviate visibility by placement in locations that better 
serve persons seeking the shopping center.  

 

 Staff believes that the additional sign area is necessary to provide adequate visibility 
and identification of the site and to the mix of individual tenants within the area from 
on-site and off-site vantage points. 

 

 A modification permit is required to allow the monument signs to exceed the 4 foot 
height provisions and to allow for the identification of individual tenants whose wall 
signs are not visible from the roadways. The increased height is necessary for 
adequate identification of individual tenants with letter sizes that are visible to 
vehicular traffic traveling on the adjacent roadways. 

 

 This approval will supersede Modification Permit No. MD2011-011, approved August 
10, 2011, which permitted a monument sign (project identification only) fronting on 
MacArthur Boulevard, limited to 14 feet, 4 ½ inches long, 7 feet 11 inches high, 72 
square feet of sign area, and identifying the shopping center only and not any 
individual tenants.  
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ENVIRONMENTAL REVIEW 
 
The project qualifies for Class 11 (Accessory Structures) categorical exemption, Section 
15311 of the California Environmental Quality Act. This class exempts construction, or 
placement of minor structures accessory to (appurtenant to) existing commercial, 
industrial, or institutional facilities, including but not limited to on-premise signs. 
 
PUBLIC NOTICE 

 
Notice of this hearing was published in the Daily Pilot, mailed to property owners within 
300 feet (excluding intervening rights-of-way and waterways) of the property and posted 
at the site a minimum of 10 days in advance of this hearing consistent with the 
Municipal Code. Additionally, the item appeared upon the agenda for this meeting, 
which was posted at City Hall and on the City website. 
 
APPEAL PERIOD:  An appeal may be filed with the Director of Community Development, 
within fourteen (14) days following the date the action or decision was rendered unless a 
different period of time is specified by the Municipal Code (e.g., Title 19 allows ten (10) day 
appeal period for tentative parcel and tract maps, lot line adjustments, or lot mergers). For 
additional information on filing an appeal, contact the Planning Division at 949 644-3200. 
 
Prepared by: 
 

 
BW/jsg 
 
Attachments: ZA 1 Draft Resolution 

ZA 2 Vicinity Map 
ZA 3 Applicant’s Justification Letter 
ZA 4 Photos, Traffic Signal Plan, and Project Plans 
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NEWPORT BEACH ZONING ADMINISTRATOR MINUTES 
Council Chambers – 3300 Newport Boulevard 

Thursday, January 24, 2013 

REGULAR HEARING 

3:30 p.m. 

 
A. CALL TO ORDER – The meeting was called to order at 3:30 p.m. 
 

Staff Present: Brenda Wisneski, Zoning Administrator 
Jason Van Patten, Planning Technician 
Javier S. Garcia, AICP, Senior Planner 

 
B. MINUTES of January 10, 2013 
 
Action:  Approved 
 
C. PUBLIC HEARING ITEMS  
 
ITEM NO. 1  819 West Balboa Boulevard Parcel Map No. NP2012-010 (PA2012-170) 
 819 West Balboa Boulevard CD 1 
 
Jason Van Patten, Planning Technician, provided a brief description of the project stating that an existing single 
family residence was to be demolished and would be replaced with a proposed two-unit condominium project. Mr. 
Van Patten added that the application for a parcel map would allow each unit to be sold individually and that the 
applicant had not requested a waiver of Title 19 Subdivision standards.  He further noted that plans for the two-unit 
condominium project were in plan check and that the applicant was subject to in-lieu housing fees, park dedication 
fees and fair share fees.   
 
Mike Schmidt, applicant, introduced himself. He stated that he had read the resolution and the required conditions.  
 
The Zoning Administrator opened the public hearing. 
 
One member of the public, Jim Mosher, spoke and stated that he was unclear as to the justification of the required 
fees specified by Conditions No. 6, 7, and 8.  He further had questions and comments regarding the language of the 
CEQA exemption, Coastal Commission review, and clarity of Conditions No. 5 and No. 10.  
 
In response to Mr. Mosher, Zoning Administrator Wisneski stated that additional fees were assessed based on the 
increase in number of units. 
 
Seeing that no one else from the public wished to comment, the public hearing was closed.  
 
Zoning Administrator Wisneski noted that the resolution would be revised to clarify the CEQA reference as raised by 
Mr. Mosher, and approved the resolution as amended for Parcel Map No. NP2012-010.  
 
Action:   Approved  
 
ITEM NO. 2  Newport North Center Monument Signs Modification Permit No. MD2012-016 (PA2012-168) 
 1200 Bison Avenue CD 4 
 
Javier Garcia, Senior Planner, provided a brief project description and noted minor corrections to the staff report and 
the resolution. He briefly described the project site and the proposal to increase the height of the existing monument 
on MacArthur Boulevard by one foot and a new monument sign to be located at the corner of Bison Avenue and 
Camelback Street.  Mr. Garcia described prior history regarding right-of-way changes that occurred with regard to 
the MacArthur Boulevard property line which may have affected the location of the existing monument sign. Mr. 
Garcia also stated he was contacted by Mr. Bob McCaffrey expressing his concern with the illumination of the 
monument signs affecting the residential living areas. Mr. McCaffrey’s property at 40 Hillsdale Drive, Belcourt 

rgarciamay
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Terrace, indirectly overlooks the subject property.  To address this concern, Mr. Garcia distributed an additional 
condition of approval requiring limiting the illumination of the new monument sign between 10:00 p.m. and 8:00 a.m.   
 
The Zoning Administrator opened the public hearing. 
 
Nancy Mallar, President of the Belcourt Terrace Homeowners Association (a sub-association of North Ford), noted 
residents within her community expressed concerns with the visibility of the new sign as viewed from the Belcourt 
Terrace community. She expressed that the existing sign is bright and that other freestanding signs on Bison 
Avenue are not illuminated.  
 
Jim Mosher, resident, expressed his appreciation that the proposed and existing monument signs include the 
project address. He felt that the proposed sign was similar to the freestanding signage at the Westcliff Plaza 
Shopping Center which is an eyesore. He stated that the Planned Community text was last amended on February 
26, 2008 and that the PC text should be amended to address the proposed signage.  He opined that the PC text 
allows a 20-foot tall multi-tenant sign and questioned whether the proposed signs achieve reasonable identification 
of the center. He contends that a sign further west of the center would be a better solution to give motorists earlier 
notice of the center. He also suggested relocating or constructing a subterranean vault for an existing traffic signal 
box located at the corner of Bison Avenue and Camelback Street. He also commented on typographical errors in 
the staff report and the resolution.  
 
Seeing that no one else from the public wished to comment, the Zoning Administrator closed the public hearing. 
 
Mr. Garcia addressed the type of sign that Mr. Mosher questioned. Mr. Garcia described the two types of signs 
listed in the Planned Community District regulations which are project identification and multi-tenant directory signs. 
The proposed signs are a hybrid of the two types, and not a multi-tenant directory sign, since not all tenants are 
identified. Staff also expressed current trending of signs and tenant mix of multi-tenant buildings.  
 
The Zoning Administrator raised questions related to the exact location of the MacArthur Boulevard sign and 
requested that a condition be included requiring the survey be submitted confirming the location of the existing sign.  
The applicant concurred with that requirement. The Zoning Administrator expressed that there was a need for the 
second sign located at the intersection of Bison Avenue and Camelback Street for motorists traveling eastbound. 
The Zoning Administrator stated, and applicant agreed, that the sign program require the new sign be a minimum of 
eight feet from the property line, and not allow for discretion by the Public Works Department.  Concerns with regard 
to lighting were discussed.  The Zoning Administrator stated that the proposed sign design and materials were 
consistent with other Irvine Company signs, and that is was important to maintain that consistency.  To address the 
concerns of the Belcourt residents, in addition to the fact that the businesses on the center are closed after 10:00 
p.m., the Zoning Administrator supported including the condition added by staff.  However, to accommodate 
business hours, she modified the condition to require the lights to be shut off between the hours of 10:00 p.m. and 
6:00 a.m., daily. The discussion and comments were incorporated into the resolution for approval. 
 
Zoning Administrator Wisneski noted that the clarification and changes discussed would be provided with regard to 
comments raised by Mr. Mosher, the concerns of the neighbors, with concurrence of the applicant, and adopted the 
resolution as amended for Modification Permit MD2012-016.  
 
Action:   Approved as amended 
 
 
D. PUBLIC COMMENTS ON NON-AGENDA ITEMS 
 
None. 
 
 
ADJOURNMENT 
 
The hearing was adjourned at 4:10 p.m. 
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The agenda for the Regular Hearing was posted on January 18, 2013, at 2:35 p.m. on the City Hall 
Bulletin Board located outside of the City of Newport Beach Administration Building and on the City’s 
website on January 18, 2013, at 2:55 p.m. 
 

 



  

Attachment No. PC 5 
Letter of Appeal 









  

Attachment No. PC 6 
Excerpt of North Ford PC Regulations 
 







Attachment No. PC 7 
Photos/Correspondence Received 
 



1

To: ZONING ADMINISTRATOR
Subject: Additional Materials Received

Item No. 2a:  Additional Materials Received 
Zoning Administrator Hearing January 24, 2013 
Newport North Center Monument Signs Modification (PA2012‐168) 
 
 

From: bob mccaffrey [mailto:bobmac988@yahoo.com]  
Sent: Tuesday, January 22, 2013 2:50 PM 
To: Garcia, Jay 
Subject: PA2012-168 
 
Mr. Garcia 
 
My wife and I reside at 40 Hillsdale Drive Newport Beach. The property involve in this request is very close to 
our residence which backs up to Bison and overlooks Camelback.  
 
We would attend the meeting but we are out of town and unable to be part of this hearing. If this issue is going 
to be discussed at a later meeting we would like to be advised and participate. 
 
We object to the signage request and the lumination of the proposed sign. The lighting is a major concern as it 
will intrude into the bedrooms at the rear of our house. 
 
The concern of the requestor was traffic coming from Jamboree. This is not the primary source of traffic which 
would need additional signage. This would be primary a form of advertising and would detract from ambience 
of the neighborhood. The signage would not be in a position to aid traffic flow therefore we strongly oppose this 
request for a variance. 
 
If you have any question regarding our concerns; we can be reached by email. 
 
Thank you in advance for your assistance in this matter. 
 
Mr. and Mrs. Robert McCaffrey 
40 Hillsdale Drive  
Newport Beach, CA 92660 
 







  

Attachment No. PC 8 
Applicant’s Letter in Response to the 
Appeal 
 



 

65 Enterprise, Suite 130 • Aliso Viejo, California 92656 • (949) 581-2888 • Fax (949) 581-3599 

March 7, 2013 
 
 
Newport Beach Planning Commission 
Attn: Chairman Michael Toerge 
3300 Newport Boulevard 
Newport Beach, CA 92663   
 
Community Development Department 
Attn: Jay Garcia, Senior Planner 
3300 Newport Boulevard  
Newport Beach, CA 92663     
 
Subject: Response to Appeal of Zoning Administrator Approval of Modification Permit   

MD 2012-016, Resolution No. ZA2013-005 
 
Dear Chairman Toerge: 
 
On January 24, 2013, following a public hearing, the Zoning Administrator (ZA) for the City of 
Newport Beach approved a Modification Permit now before the Planning Commission on 
appeal. CAA Planning, Inc. (CAA), on behalf of Irvine Company, submits the following 
response and respectfully requests that the Planning Commission deny the subject appeal.  
 
Background 
The Modification Permit now under appeal applies to the Commercial Planning Area (Newport 
North Shopping Center) of the North Ford Planned Community (PC) Sign standards. The subject 
modification permit approval would allow changes to an existing monument sign located at the 
intersection of MacArthur Boulevard and Bison Avenue (referenced herein as “existing sign”) 
and the placement of a new monument sign to be located at the intersection of Bison Avenue and 
Camelback Street (referenced herein as “new sign”).  
 
On February 6, 2013, an appeal was filed by Council Member Daigle on behalf of the general 
public stating in part that the North Ford PC sign regulations do not specifically allow for the 
signs approved by the ZA and that the ZA did not use the correct standards to review the 
proposed signs. The appeal went on to state that the ZA misinterpreted the sign types permitted 
in the North Ford PC regulations, and failed to analyze the project for compatibility with the 
surrounding area. While these appeal comments were made generally, the monument sign 
proposed for at the corner of Bison Avenue and Camelback Street is the principal concern based 
on the location in relation to the adjacent Belcourt residential development.  
 
Response to Appeal Issues 
 
Standard of Review 
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The appeal states that the ZA did not use the correct standard of review in approving the 
Modification Permit, stating that the North Ford PC sign regulations do not contain specific 
standards for ground mounted monument signs.  
 
There are several sign types allowed by the PC, including identification ground signs, 
identification wall signs, restaurant signs, and a 20’ tall multi-tenant directory sign. The PC does 
not include monument signs. The City’s sign code (Zoning Code Section 20.42.010 E.) specifies 
that in Planned Community districts, the sign regulations contained in a PC prevail, except where 
the PC does not provide regulations for a particular sign type or situation, in which case the 
Zoning Code prevails. In this instance, the PC does not include regulations for a monument sign, 
so the sign regulations contained within the Zoning Code are used.  
 
The application of the Zoning Code provision for signs in place of the North Ford PC is 
appropriate since the PC does not include monument signage and because the commercial 
shopping center is comparable to other such commercial centers located citywide and should be 
allowed monument signage. The Zoning Code allows monument signs with a maximum average 
height of 6’ and a maximum width 1.5 x the average height.  
 
The proposed Bison Avenue and Camelback Street sign is 6’6” in height and 9’45/8” in width. 
This exceeds the height that is allowed by the zoning code by 6” and, therefore, requires a 
modification permit. The City’s modification permit process allows an increase in the height, 
area and number of signs (Zoning Code Section 20.52.050).  
 
The ZA approved the modification permit to allow for this increase in size from 6’ to 6’6”. The 
width of the sign at 9’45/8” is consistent with the Zoning Code standard of 1.5 x the average 
height (1.5’ x 6.5’ = 9.75’). With the modification permit, the sign is consistent with the City’s 
standards for monument signs. By applying Zoning Code Section 20.41.010.E, for signs within 
Planned Communities, the ZA used the correct standard of review in approving Modification 
Permit 2012-016 and monument signs are allowed. 
 
Compatibility with the Surrounding Area 
The appeal states that the approved monument signs are not compatible with the neighborhood 
setting and specifically that the proposed monument sign at the intersection of Bison Avenue and 
Camelback Street is of particular concern because the illumination is visually intrusive to nearby 
(Belcourt) residents. 
 
In approving the modification permit, the ZA correctly referenced that the shopping center is 
designated CG (General Commercial) by the Land Use Element of the Newport Beach General 
Plan and that the CG District is intended to provide a wide variety of commercial activities 
oriented to primarily serve citywide or regional needs. The ZA found that the changes to the 
existing monument sign at MacArthur Boulevard and Bison Avenue and the new monument sign 
at Bison Avenue and Camelback Street are in scale with the property street frontages and 
consistent and compatible with other commercial properties located citywide. This finding is 
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consistent with the substantial vehicular traffic flows adjacent to the shopping center documented 
by the Orange County Transportation Authority as follows: 7,000 vehicles per day on Bison 
Avenue and 34,000 vehicles per day on MacArthur Boulevard.    
 
The ZA found that the monument sign at Bison Avenue and Camelback Street would provide 
enhanced visibility for vehicular traffic traveling eastbound on Bison Avenue for project 
identification and individual tenants that range in distance from the street right-of-way between 
35 and 100 feet. The Bison Avenue and Camelback Street traffic signal provides the only entry 
to the shopping center for vehicles traveling eastbound (towards MacArthur Boulevard). There is 
no left-in access to the shopping center from Bison Avenue and U-turns are prohibited at the 
Bison Avenue and MacArthur Boulevard intersection; if a vehicle misses the shopping center at 
the Camelback Street entry the next opportunity to turn around is at The Bluffs shopping center.   
 
Although both monument signs will be illuminated (and the existing sign on MacArthur 
Boulevard has been illuminated for several years), as stated in the appeal, the monument sign   
proposed at Bison Avenue and Camelback Street is of particular concern because it will be 
located across the intersection from the Belcourt residential development. It should be noted that 
the existing ambient light at this location is typical of other comparable four-way signalized 
intersections with pedestrian crossings from sidewalks which are illuminated by street lights. At 
this location, traffic movements are controlled by through signals and left turn arrows for 
vehicles travelling on Bison Avenue and Camelback Street and entering/exiting the Belcourt 
residential development. 
 
Upon receipt of a written comment of concern from a Belcourt resident in advance of the ZA 
Hearing, the new monument sign was specifically conditioned by the ZA to address the concern 
of illumination. The condition required that a timer be installed to ensure that the sign would not 
be illuminated between the hours of 10:00 pm and 6:00 am.  
 
The Belcourt resident indicated the following in an email to the project planner, Mr. Jay Garcia, 
on January 22, 2013. With respect to lighting, the email states: “The lighting is a major concern 
as it will intrude into the bedrooms at the rear of our house.” In response to this comment and the 
appeal, a special lighting analysis was completed by Linwood Engineering Associates, P.C. 
Consulting Engineers (included as an attachment). The analysis objectively compares the 
proposed monument sign illumination in context with existing light sources at the Bison Avenue 
and Camelback Street location.    
 
The lighting analysis evaluated the type of illumination to be used in the new sign (internally lit 
with LED) for consistency with the City of Newport Beach Municipal Code, The California 
Green Code, California Energy Code, and with Standards set by the IES (Illuminating 
Engineering Society) of North America. Because the sign will be internally lit with LED, the 
resultant effect is a smooth and even illumination to limit glare into the roadway and adjacent 
properties.  
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The conclusions of the lighting analysis show that the proposed sign installation complies with 
all local and state codes and standards and that the sign increases light levels perceptibly only in 
the immediate vicinity of the sign.The increase in light levels at the opposite street corner (across 
Camelback Street) would be less than 0.002 percent. Light levels at the other street corners 
across Bison Avenue near the entrance to the Belcourt residential development would be 
immeasurable. The lighting analysis makes a recommendation relative to how the sign LED 
lighting should be adjusted to ensure that “light trespass” is kept well below maximum allowed 
levels.  
 
Summary and Conclusion 

The Zoning Code specifies that when a particular sign type is not called for in a PC’s sign 
regulations, the sign regulations contained in the Zoning Code are to be used. In this case the ZA 
applied the correct standard of review using the sign regulations provided for within the Zoning 
Code and in approving the Modification Permit for the two monument signs for the Newport 
North Shopping Center. As noted, the General Plan land use designation is designated CG 
(General Commercial) which provides a wide variety of commercial activities oriented to 
primarily serve citywide or regional needs. The location of the shopping center at the intersection 
of Bison Avenue and MacArthur Boulevard, principal roadways with substantial traffic volumes, 
combined with the proximity to a major arterial highway, support the ZA’s finding that 
monument signage is appropriate. 
 
The ZA was responsive to the concern expressed by the Belcourt resident by conditioning the 
time allowed for the illumination of the new monument sign at the Bison Avenue and Camelback 
Street intersection. A subsequent lighting analysis confirmed that the type of LED lighting 
proposed for this particular sign will limit glare onto the roadway and adjacent properties. In 
fact, the added light levels across the intersection towards Belcourt will be so low as to be 
immeasurable.   
 
In conclusion, we respectfully request that the Planning Commission deny the appeal of 
Modification Permit MD 2012-016, Resolution No. ZA2013-005 and uphold the decision of ZA. 
 
Sincerely, 

CAA PLANNING, INC. 

 
Shawna L. Schaffner 
Chief Executive Officer 
 
 
Attachment: Special Lighting Analysis, Linwood Engineering Associates, P.C. 
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CONSULTING ENGINEERS      
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t:714.424.0001   t:201.857.3998 
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City of Newport Beach  
Planning Commission 
3300 Newport Blvd 
Newport Beach, CA 92663 
 
Re: Monument Sign at Corner of Bison and Camelback 
 
Dear Sir or Madam, 
 
We have completed a thorough analysis of this sign addition and we have come to the following 
conclusions: 

 
• The sign installation complies with all applicable codes and standards, including: 

o Newport Beach Municipal Code 
o California Green Code 
o California Energy Code 
o Standards set by the IES (Illuminating Engineering Society) of North America. 

 
• As detailed in Exhibits 2 and 4, the sign will increase light levels perceptibly only in the 

immediate vicinity of the sign.  At the opposite street corner (point E) the change in light 
level is less than 0.002% compared to existing, or 1 in 50,000.  At the other street corners 
it is so low as to be immeasurable.  This dramatic fall off is due to the Inverse Square 
Law, which states that light levels decrease exponentially with distance1. 

 
• To achieve appropriate light levels, the installing contractor shall adjust the dimming 

feature of the sign as prescribed in the test procedures of Exhibit 6.  This will ensure that 
Light Trespass is kept well below maximum allowed levels2. 

 
• The sign is internally lit with LED, which provides a smooth and even illumination to 

limit glare into the roadway and into adjacent properties3,4. 
 
 
Adam C. Forni, PE, IES 
Senior Associate 
Linwood Engineering Associates, P.C. 
 













 
 

Exhibit 6.  Field Calibration. 
Contractor shall perform the following steps after the sign has been installed: 

1. After complete darkness, measure the horizontal illuminance level at a point on the 
ground, 5’ in front of the front edge of the sign.  The sign should be turned off.  The light 
meter should be facing straight up.  Mark down the footcandle level to the nearest 
hundredth (expected level 1.26 fc). 
 

2. Turn on the sign.  Adjust the dimmer light level control so that the new illuminance level 
does not increase more than 0.55 footcandles above the baseline.  (e.g. 1.26 + 0.55 = 
1.81) 

 
3. Lock the dimmer setting in place. 

 
 
 

Exhibit 7.  References. 
 

1. The Inverse Square Law of Light.  Georgia State University.  http://hyperphysics.phy-
astr.gsu.edu/%E2%80%8Chbase/vision/isql.html 
 

2. [IESNA] Illuminating Engineering Society of North America. 2000c. Light trespass: 
Research, results and recommendations. New York: Illuminating Engineering Society of 
North America. IESNA TM-11–2000. 9 p. 

 
3. Newport Beach Municipal Code, Illuminated Sign Standards section 20.42.060H. 

 
4. Philip M. Garvey.  On-Premise Commercial Sign Lighting and Light Pollution. Leukos 
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RESOLUTION NO. 2013- DRAFT 
 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF NEWPORT BEACH REVISING THE 
DECISION OF THE ZONING ADMINISTRATOR AND 
DENYING MODIFICATION PERMIT NO. MD2012-016 FOR 
THE NEWPORT NORTH SHOPPING CENTER LOCATED 
AT 1200 BISON AVENUE (PA2012-168) 
 

THE PLANNING COMMISSION OF THE CITY OF NEWPORT BEACH HEREBY FINDS 
AS FOLLOWS: 
 
SECTION 1. STATEMENT OF FACTS. 

 
1. An application was filed by John Murphy on behalf of the Irvine Company, property 

owner, with respect to property located at 1200 Bison Avenue legally described as 
Lot 6, Tract 12309, requesting approval of a Modification Permit. 

 
2. The subject property is located within the PC-5 Zoning District (North Ford Planned 

Community, General Commercial Area 3) and the General Plan Land Use Element 
category is CG (General Commercial). 

 
3. The applicant requests a Modification Permit to allow reconstruction of the 

existing and construction of a new second freestanding multi-tenant monument 
sign to identify on-site retail tenants and the project, where the North Ford 
Planned Community District Regulations restrict the property to a freestanding 
signs for project identification only. Additionally, the freestanding signs will 
exceed the maximum height of four (4) feet specified by the Planned Community 
District Regulations for monument signs, and more than the 20 percent increase 
that can be authorized by a comprehensive sign program. 

 
4. A public hearing was held on January 24, 2013, by the Zoning Administrator in the 

City Hall Council Chambers, 3300 Newport Boulevard, Newport Beach, California. 
A notice of time, place and purpose of the meeting was given in accordance with 
the Newport Beach Municipal Code. Evidence, both written and oral, was 
presented to, and considered by, the Zoning Administrator at this meeting. The 
Zoning Administrator was conditionally approved the application, with the findings 
and conditions as stated in Resolution No. ZA2013-005. 
 

5. On February 6, 2013, an application was received, appealing the decision of the 
Zoning Administrator that approved Modification Permit No. 2012-016. The 
appellant raised issues related to sign type, sign illumination, and compatibility with 
the surrounding area. 
 

6. A public hearing was held on April 3, 2013, by the Planning Commission in the City 
Hall Council Chambers, 3300 Newport Boulevard, Newport Beach, California. A 



Planning Commission Resolution No. 2013- _____ 
Page 2 of 3 

 

 

03-15-2013 

notice of time, place and purpose of the meeting was given in accordance with 
the Newport Beach Municipal Code. Evidence, both written and oral, was 
presented to, and considered by, the Planning Commission at this meeting. The 
application was conditionally approved. 

 
SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION. 
 
1. The project has been reviewed, and qualifies for a Class 11 (Accessory Structures) 

categorical exemption pursuant to Title 14 of the California Code of Regulations 
(Section 15311, Article 19 of Chapter 3, Guidelines for Implementation of the 
California Environmental Quality Act).  
 

2. Class 11 exempts construction, or placement of minor structures accessory to 
(appurtenant to) existing commercial, industrial, or institutional facilities, including 
but not limited to on-premise signs. 

 
SECTION 3. FINDINGS. 
 
1. The North Ford Planned Community District Regulations establish sign standards 

that are intended to provide compatible commercial activity. 
 

2. The modification would be incompatible with existing development in the 
neighborhood by allowing a new, internally-illuminated multi-tenant monument sign 
that is not provided for by the North Ford Planned Community Regulations. 
 

3. The illumination of the proposed multi-tenant monument sign would be result in 
negative visual impacts to the adjacent residential areas. 

 
SECTION 4. DECISION. 
 
NOW, THEREFORE, BE IT RESOLVED: 
 
1. The Planning Commission of the City of Newport Beach hereby reverses the 

decision of the Zoning Administrator and denies Modification Permit No. MD2012-
016. 
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PASSED, APPROVED AND ADOPTED THIS 3rd DAY OF APRIL, 2013. 
 
AYES:   
 
NOES:  
 
ABSTAIN:  
 
ABSENT:  
 
 
 
BY:_________________________ 
 Michael Toerge, Chairman 
 
 
BY:_________________________ 
 Fred Ameri, Secretary 
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Appeal of Modification Permit MD2012-016Appeal of Modification Permit MD2012 016
Modification permit to alter two monument signs (one existing, one new)

Approved by Zoning Administrator

Appealed to the Commission by Council Member DaigleAppealed to the Commission by Council Member Daigle
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Si T ISign Type I

Existing multi tenantExisting multi-tenant 
monument sign

Increase area from 72 
sq. ft. to 81 sq. ft.

Increase height from 8 
ft to 9 ftft. to 9 ft.
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Si T IASign Type IA

New multi tenantNew multi-tenant 
monument sign

56 sq. ft. in area

6-ft., 6-in. in height
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Authority of the Zoning AdministratorAuthority of the Zoning Administrator
Sign type not listed in North Ford PC

Inappropriately used Zoning Code standardsInappropriately used Zoning Code standards

Impact to adjacent residencesImpact to adjacent residences
Illumination

Neighborhood compatibilityNeighborhood compatibility
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Zoning Code may be applied when PC isZoning Code may be applied when PC is
silent

Height, area, and number of signs may
be modified via a modification permitbe modified via a modification permit

North Ford PC does not prohibitNorth Ford PC does not prohibit
consolidation of individual identification
ground signsground signs
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IlluminationIllumination
No illumination after 10:00 pm

No perceptible increase in ambient lightingNo perceptible increase in ambient lighting

Neighborhood CharacterNeighborhood Character
Typical of neighborhood center signage

No significant change to visual characterNo significant change to visual character
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Any action of the Commission may beAny action of the Commission may be
appealed to the City Council within 14 days
of the decisionof the decision
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For more information contact:

P t i k J Alf d Pl i MPatrick J. Alford, Planning Manager
949-644-3235
palford@newportbeachca.gov
www.newportbeachca.gov
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